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This is an interim report on 
work of the Citizen's Review 
Committee set up by the 

Office of State Planning to 
ensure that the values of 
neighborhood groups and city 
officials are integrated 

into both design and envir- 
onmental studies of develop- 
ment of the Copley Square 
Turnpike Site. At the request 
of the Governor, the Office 

of State Planning is coordin- 
ating the involvement of the 
Development Cabinet agencies, 
the Citizens' Review Committee 
and the developer (Urban 
Investment Development Corp- 
oration). 


The report is organized into 
three sections. The first 
section on the project des- 
cribes the site ownership, 
developer and the development 
process; the second section 
describes the process so far 
and schedule of future meet- 
ings; the third section covers 
the issues and concerns that 
have surfaced and is subdiv- 
ided into: site, surround, 
traffic and parking, economic 
impact and community economic 
development. We need your 
feedback to this report. 


Preicuraseevnainean 


Please feel free to write a 
letter or make comments, 
criticisms and corrections on 
the report itself and send it 
to us. We will send you a 
clean copy. 


Tunney Lee, Project Consultant 
Office of State Planning 

One Ashburton Place 
Boston, Massachusetts 
(617) 9 7 27=8990 


02108 


This report has been prepared 
by Tunney Lee, Glynton 
LeRoux, Deborah Poodry (Urban 
Design) ; Murray Segal (traf- 
fic); and Mark Waltch (Econ- 
omics);under contract to the 
Massachusetts Turnpike 
Authority. 
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PRO. 


LOCATION 


The proposed location for this 
project is 9.5 acres of land 
at the Massachusetts Turnpike. 
Adjacent to the site are the 
Prudential & John Hancock 
Centers, Back Bay Station, 
Copley Square, residential 
areas of the South End, and 
the commercial edge of the 
Back Bay. The site is in two 
parcels; the smaller, triangu- 
lar part, which faces Copley 
Square, is bounded by Dartmouth 
Huntington and Stuart Streets. 
The major portion of the site 
is over the Turnpike exit 
ramps. This part is bounded 
by Harcourt, Huntington, Stu- 
art and Dartmouth Streets, and 
by the Penn Central Rail 
tracks. 


The land in question is owned 
entirely by the Massachusetts 
Turnpike Authority. For 
development on the land, a 
lease would be granted to the 
developer by the Authority. 
Ownership of the land and air 
‘rights would be retained by 
the Authority, ownership of 
the buildings by the developer. 
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REGULATORY 


CONTROL 


Because the project would be 
built in the air rights over 
state owned land, state codes 
and regulations apply to 
actions taken on the site. 
Massachusetts Turnpike 
Authority (MTA) and the Gov- 
ernor must approve the lease 
of the air rights to the 
developer. The Boston & 
Albany Railroad runs through 
the center of the site on the 
Conrail easement. Any bridg- 
ing or other intrusion onto 
this easement must be cleared 
with Conrail. A building 
permit must be obtained from 
the City of Boston by the 
developer, and the parcel 
which faces Copley Square is 
subject to design review, by 

the Mayor's Office,of building 
facades. The Massachusetts 
Turnpike Authority must comply 
with the provisions of the 
Mass. Environmental Policy Act 
before a lease can be executed. 


The 


Urban Investment & Development 
Co., Inc. of Chicago, repre- 
sented locally by the Great 
Bay Company, Inc. of Cambridge, 
proposes development of the 
Copley Square/Massachusetts 
Turnpike Site. UIDC, a wholly 


DEVELOPER 


owned subsidiary of Aetna Life 
& Casualty Company, has sub- 
stantial development experience 
in the midwest, including the 
recently opened Water Tower 
Place in Chicago. Architect 
for the complex is the office 


of Benjamin Thompson Associates. approved and signed by the 


Among their previous projects 
in Boston are the Faneuil Hall 
Markets, the Design Research 
Complex in Cambridge, and 
several housing projects for 
the elderly. 


THE DEVELOPMENT PROCESS 


The stages of activity out- 
lined below are necessary to 
the implementation of any 
proposal on the site. This 
report concerns activities 
undertaken as part of the pre- 
development planning phase 
which ends in September, 1977. 
During this phase, as defined 
by the memo of understanding, 
market, engineering, archi- 
tectural, environmental, and 


legal feasibility studies are 
undertaken by the developer. 
If, at the end of this phase, 
the development is considered 
likely to be feasible and 
desirable, the developer will 
secure an option--an exclusive 


right to lease the land and air 
rights. During the development 
planning phase, firm proposals 
for financing, engineering, 
marketing and physical form 
will be made. Environmental 
impact will be studied and a 
lease negotiated. Funding to 
this point is provided entirely 
through the developer. The 
negotiated lease is then 


Turnpike Authority, Governor, 
and developer. The third 
phase is construction. The 
majority of the buildings are 
built and the space is leased 
to future tenants. Financing 
for the activities of this 
phase is provided by the 
developer, a construction 
lender (often a commercial 
bank), and possibly by other 
development participants. 


The final phase of development 
deals with the project after 
construction. In theyoccu= 
pancy phase, finishing details 
on the buildings and the sites 
are completed, tenants move 

in and any additional space 

is leased. As tenants move 
in, management and maintenance 
of the project begin. When 
construction of the building 
is complete, the construction 
lender, who provided most of 
the money for construction 
costs, is repaid by a perm-— 
anent lender, usually a life 
insurance company, pension fund 
or other institutional source; 
who then holds the mortgage 
and is repaid over a number 

of years by the buildings' 
rental income. 
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PROPOSAL 


As is usual at this early 
stage of planning for devel- 
opment, the uses, sizes of 
elements and placement of 
access points, entrances and 
specific uses is uncertain. 
Certain working principles 
are, however, established. 
The preliminary program of 
uses consists of the following 
a hotel of 800 rooms; 2 
specialty department stores 
of approximately 100,000 - 
125,000 square feet each; 
smaller stores totalling 
200,000 to 300,000 square feet; 
approximately 500,000 square 
feet of office space; and 
parking for 750 to 1400 cars. 
No housing of any type is 
included at this time. The 
hotel is likely to be built, 
at least in part, on the 
triangular site facing Copley 
Square. The major stores, 


probably 2 to 3 stories high, Y 

and the office building will S 

have frontage on Huntington 1 

Avenue, and the other uses 

will be distributed over the ao) 

site. A platform over the »Y 

whole site, as was done at 

the Prudential Center, is not INXS “in \ gS 
considered feasible. It is 

desired, rather, that build- aS WN Cm AA Ve 


ings in the project be con- me 
structed independently, thus Preliminary Proposal 
allowing more flexibility in ibe Bene SE. yy ec 
design and fi ing. z _ bits : te 

g ee eS ‘ Dept. Stores (2)-225 000Nse 5. 


Office-500,000 s.f. 
Investment and Devedspmert Co. Parking-750-1400 spaces 
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"On April 18, the Massachusetts Turnpike 
Authority entered into a six-month Memorandum 
of Understanding (M.O.U.) with Urban Investment 
and Development Company (UIDC) during which 
UIDC will engage in engineering and market 
analyses and the Turnpike Authority will refuse 
to negotiate or lease its Copley Square land and 
air rights to any other party. A 60-day period 
beyond the six months is provided in which UIDC 
and the Turnpike Authority must execute an Op- 
tion agreement. If no such agreement is reached, 
the obligations of the MOU terminate. 


In order to guarantee that the best 
jnterests of the Commonwealth, City, and the 
adjacent neighborhoods are served, the Governor 
has asked that the Development Cabinet take the 
lead role during the six-month analysis in 
evaluating environmental constraints and communi- 
ty desires. The Office of State Planning will 
coordinate the involvement of the Development 
Cabinet agencies on a day-to-day basis. A clti- 
zens Review Committee will be formed to ensure 
that the views and values of neighborhood groups 
and city officials are integrated into both 
design and environmental studies. The Turnpike 
Authority will enter into contracts for consultan 
services to be available to the Development Cabi- 
net and the Citizens Advisory Group on design, 
environmental, and community issues. 


At the end of six months, everyone will 
have a full understanding of the constraints 
and opportunities at Copley Square, and a 
decision can be made by both the developer and 
the state and city public sector agencies as to 
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whether it makes sense to proceed into an 


option. 


This decision-making process is reflective 
of the desire of state and city government to 
work directly and cooperatively with an 
interested developer of proven record on a site 
with significant development impediments while 
ensuring full and active participation by pub- 
lic agencies and community groups to promote an 
appropriate and acceptable project. 


FRANK KEEFE, DIRECTOR 


OFFICE OF STATE PLANNING 


In order to carry out the goal 
of full participation, a Citi- 


zens' Review Committee (C.R.C.) 
has been formed with repre- 
sentatives from surrounding 
neighborhoods, state and city 
agencies and the development 
team. (See appendix for com- 
plete list). An orientation 
meeting was held on May 19, 
1977 at the Office of State 
Planning. Subsequently, three 
workshops were held for the 
purpose of providing a common 
base of information and to sur- 
face issues and concerns. The 
members of the C.R.C. also 
submitted letters stating their 


primary concerns and these have 
been circulated to the C.R.C. 
The three workshops were: 

1). June 2 - tlegal and 
traffic issues 2). wune 9) = 
physicial constraints - site 
and surrounds; 3). June 16 - 
economics of developments, im- 
pact on surrounding businesses 
and community economic develop- 
ment. The content of these 
workshops constitute the major 
part of this report. On June 
23, a meeting was held to dis- 
cuss the schedule through the 
final set of recommendations in 
September and the workshops 
intended to address the issues 


and concerns through 
recommendations. 
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SCHEDULE 


DATE TIME & PLACE LOR KE 
June 30 Interim Report distributed to 
Copley Square Review Committee 
July 7 7-10 P.M. Tubman House WORKSHOP #1 - Community 
Mass. Avenue and Economic 
Columbus Avenue Development 
July 14 8:30 WORKSHOP #2 - Impact on Back 
to Bay businesses 
10 A.M. Prudential Bldg. 
10th Floor 
Back Bay Room 
July 28 8:30 WORKSHOP #3 - Proposed pro- 
to gram and pre- 
10. -AieM. McCormack Ofc. liminary design,/ 
Bldg. - 2lst Flr. physical con- 
Conference Rm #2 sideration 
Monthly Report 
August 4 7-9 P.M. Tubman House WORKSHOP #4 - Neighborhood 
Mass. Avenue and Stabilization 
Columbus Avenue (Including 
South End 
Commercial) 
August 18 8:30 DISCUSSION - Draft of recom- 
to mendations. 
September 8 10°" -AgM. McCormack Ofc. 


BldaGe ee Ste EL ya. 


Conference Rm #2 


Review by Copley 
Square Review 
Committee and 
Constituent 
Groups. 


nrad 


DATE 


September 8 


September 15 


September 22 


WORK 
SHOPS 


PURPOSE : 


1. To draft specific 
recommendations for 
performance criteria and 
actions; 


2. To identify areas of 
disagreement and further 
study; 


3. To recommend a process 
for implementation and 
monitoring - specifying 
agencies or groups 
responsible. 


TIME & PLACE 


8:30 

to 

10 A.M. McCormack Ofc. 
iislejy. PbS Wea, 


Conference Rm #2 


‘TOPLE 


Comments and 
revisions sub- 
mitted to OSP 
and distributed 
to Copley Square 
Review Committee. 


DISCUSSION of revisions. 


WORKSHOP 1 


COMMUNITY ECONOMIC DEVELOPMENT 
July 7 


ISSUE: In what ways can this 
development help in promoting 
community economic development, 
specifically in: 


Construction jobs, construction 
contracts, permanent jobs and 
training, business opportun- 
ities (retail, service con- 
tracts) and development of 

Tent City site? 


CONCERNS: 


1. Will the project bring in 
new jobs for new residents, 
driving out present population? 


2. Are there ways of combin- 
ing the new market opportun- 
ities, development experience 
and financial strength of 


Recommendations submitted to 
State, M.T.A., developer 


the developer with Federal 

and State programs to leverage 
and substantially aid ongoing 

community economic development 
efforts? 


3. What are the specific ac- 
tions that can be taken to 
develop the Tent City Site 

in conjunction with the Turn- 
pike site? 


WORKSHOP 2 


IMPACT ON BACK BAY BUSINESS 
July 14 


ISSUE: How will the proposed 
development - an 800 room 
convention hotel; 2 high- 
priced department stores of 

+ 100,000 s.f. each; 200,000 
s.f. of retail; S00 7000@s—a. 
of office - impact the 
existing Back Bay businesses? 
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CONCERNS : 


1. Will the proposed retail 
complex adversely affect 
Newbury Street through direct 
competition or attracting 
present stores? 


2. Is there a market and 
need for another convention 
hotel without new convention 
facilities? 


3. Will the new department 
stores bring in new retail 
trade or will they take away 
from existing stores? 


4. Can undesirable develop- 
ment on the edges of the site 
be controlled? 


WORKSHOP 3 


PHYSICAL CONSIDERATIONS 
July 28 


(Height, Massing, Traffic, 
Parking, Pedestrians). 


ISSUE: What will be the im- 
pact of the new construction 
on the surrounding areas in 

terms of: 


Height and massing: aesthe- 
tic, wind and shadow on 
pedestrian activity; traffic 
on surrounding streets; 
barriers or new possibilities 
for pedestrian connections? 


NOTE: This workshop will re- 
volve around the review of 


the preliminary schematic 
design to be presented by 
the architect and developer. 


CONCERNS : 


1. Will the new construction 
be harmonious with the pres- 
ent scale and texture of 
South End and St. Botolph 
Street? 


2. Will the new building on 
the triangle effectively 
close the square and be 
harmonious with its special 
character? 


3. Will the new buildings 
cause unwanted shadow patterns 
or cause undersirable ground 
wind effects on Copley Square 
or adjacent residential neigh- 
borhoods? 


4. Will the traffic generated 
by new activity adversely 
affect surrounding areas? 


5. How will surface transit 
work? 


6. Are there ramp changes 
which will a) help or hinder 
pedestrian use and neighboring 
scale; b) result in better 
development configurations? 


7. Will the new construction 
create new and better pedes- 
trian connections? 


Property Of 
BOSTON REDEVELOPMENT AUTHORITY 


WORKSHOP: 4 


NEIGHBORHOOD STABILIZATION 
August 4 


ISSUE: Will the development 
accelerate change in the South 
End in ways that will be harm- 
ful to the present residents 
and businesses? 


CONCERNS: 


1. The Turnpike development 
is the latest in a series of 
major changes on the periphery 
of the South End (Prudential, 
Hancock, proposed Orange Line 
and station reconstructions) . 
The net result of these out- 
side forces have been to bring 
in higher income residents 
usually displacing lower 
income residents through 
higher rents and house prices. 
Will this development make 
things worse? 


2. What are measures that can 
be taken to stabilize and 
regulate the rate and kind of 
change in both the residential 
and commercial areas - such 
as zoning, historic districts, 
B.R.A. and other public 
actions? 


3. What needs to be done to 
reach agreement within the 
South End Community and to 
mobilize public agencies for 
implementing necessary 
measures? 
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ASSUMPTIONS: 


This workshop is intended to 
bring out the issues and 
identify some of the methods 
and resources. However, the 
initiative and decision making 
lies within the South End 
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STH 

The site is broken up by the 
Turnpike, rail tracks, ramps, 
and Huntington Avenue into 9 
definable pieces of land 
varying in size and form from 
5,100 square feet to 86,000 
square feet,that come toa 


total area of approximately 
10 acres. 


Note: Adjacent to the site 
along Huntington Avenue and 
across Harcourt Street is 
Parcel 1 of the Fenway Urban 
Renewal Area. Although this 
site is owned by the Massa- 
chusetts Turnpike Authority, 
it is not presently part of 
the study area. However, 
neighborhood groups have 
urged the inclusion of Parcel 
1 in the development. 


The characteristics and bear- 
ing capacity of the soil 

are being tested but it 
generally consists of fill 
over the original swamp land 
of the Back Bay with the water 
table a few feet under the 
Turnpike, which is at level 
102.00 (U.S.G.S. datum + 100). 
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The open spaces are mostly 
covered with grass. There 
are no trees on the site. 

The natural slope of the site 
(112.00 to 110.00) of which 
little remains, is approxi- 
mately 2'0" from the north to 
the south. However large 
cuttings for the Turnpike 

and B & A tracks (102.00), 
and embankments for the ramps 
(126.00), and approaches to 
bridges over the Turnpike 
(Huntington and Dartmouth 
Street) create barriers to 
any concept of creating a 
continuous level over the 
whole site. If any structures 
are to be build over the 
ramps, roads or rails there 
has to be a fixed minimum 
clearance height at these 
points. 


Services run around the site 
in Huntington, Stuart, 
Dartmouth and Harcourt streets 
with one water main crossing 
the site north/south. 


EDGES 


The edges of the triangular 
piece of land bounded by 
Stuart, Huntington and 
Dartmouth streets play an 
important part in closing 
off Copley Square and at the 
north should relate to 
surrounding buildings. Con- 
sideration should be given 
to the edge of the site 
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along Harcourt Street where, 
across the road, it comes 
into contact with 4 story 
residential buildings. This 
includes the visual impact of 
structures at the north end 
of St. Botolph Street. The 
impact of any development on 
the site to the south must 
take into account the res- 
idential areas of the South 
End across the Penn Central 
tracks and proposed Orange 
Line. These tracks are to 
be covered. There is a real 
possibility of making a link 
to the Tent City Site (Parcel 
llin the South End Renewal 
area). 


ACCESS 


Vehicular access to the site 
from Huntington and Dartmouth 
Streets is made extremely 
difficult by ramps, medians, 
bridges and tracks, and the 
points of access are likely 
to be along Harcourt Street 
and off Stuart Street into 
the triangular site (north) 


and the parking strip (south). 


If ramp C were to be removed 
access might be possible 
from Dartmouth. 
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The site lies on the edge of 
a major scale and uses change 
in the city fabric, from 
large scale and tall buildings 
made up of mixed uses in the 
north, to quieter 4-story 
brick residential neighbor- 
hoods in the south. Any 
development can have a marked 
impact on the surrounds and 
be influenced by the sur- 
rounds. Huntington Avenue, 
difficult to cross at street 
level at the present,is a 
barrier to the large scale 
new buildings of the Pru- 
dential Center with its 
shopping mall, department 
stores, offices and residen- 
tial components. To the 
north and northeast of the 
site is the Public Library 
and Copley Square. A real 
possibility exists to com- 
plement the square through 
careful design consideration 
of height, scale and massing, 
thus closing off the square 
as it once was. The John 
Hancock garage, Back Bay 
Station and parking facil- 
ities south of the station 
define the area to the east 
of the site as one given 
over to transportation uses. 
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The scale of the surrounding 
area changes to the south 
(South End) and southwest 
(St. Botolph Street). This 
is made up predominantly of 
3 and 4 story older brick 
residential buildings with 
narrow streets, playgrounds, 
and a domestic scale. 


PLANNED 


CHANGES 


1. Christian Science Housing 


The church anticipates spon- 
soring 300 moderate income 
housing units on the site 
defined as parcel 3 of the 
Fenway Renewal Area (Hunt- 
ington, West Newton, Chamber- 
land Streets). At the moment 
the site is used as a parking 
lot. 


2. Tent City Site 


The site described as parcels 


11A - owned by the BRA, and 
11B, half-owned by the BRA 
and half by Fitzgerald, is 
operated as a parking lot. 
There have been unsuccessful 
attempts to develop the site 
for 300 to 400 units of 
housing and commercial. The 
Tent City Task Force has 
asked that the property be 
developed with congregate 
housing (220 units) for the 
elderly and apartments with 
rent subsidies and to include 
some market uses (similar to 
Haymarket). They also stated 
that the entire development 
should be low density re- 
flecting the present South 
End structure. Because of 
the high asking price of the 
privately owned land this 
project has been placed on 
the "back burner" at this 
time by the BRA. 


3. MBTA Track Cover 


This cover over the proposed 
Orange Line and Penn Central 
tracks is to be of light 
construction and it has not 
yet been designed. There is 
the possibility of consid- 
ering its surface use for 
recreation purposes and as a 
link from the site to the 
Tent City site development. 


4. Back Bay Station 


As part of the Southwest 
corridor MBTA plans, Back Bay 
Station is to be redesigned 
to include an Orange Line 
station and high platforms. 
Because of the configuration 
and clearance of the present 
station it will have to be 
demolished and reconstructed. 


5. Herald Street Extension 


There is a possibility of 
constructing a Herald Street 
extension over the new Orange 
Line tracks from Arlington to 
Clarendon and Buckingham 
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’ currently open, any building adjacent Copley Plaza Hotel, 
a? i} “ whatsoever will cause some would not significantly reduce 
loss of sunlight to certain the amount of sunlight in 


N fi surrounding properties. Copley Square. 
> a Existing residential areas, 
mK fortunately are south of the 


Turnpike site, consequently WIND 
Detailed analysis of shadow any shadows generated by the 
and wind impacts is not possi- development will not severely 
ble until a specific archi- affect these areas. Among As with shadow impacts, con 
tectural design is available the areas that might be im- struction on a large scale on 
for study. There are some pacted are the Hancock Garage, the site is likely to aggravate 
general comments, however, Copley Square, Blagden-Exeter- wind problems in the area to 
which can be made. Huntington block, and south- some degree. Tall slab struc- 
east part of the Prudential tures, like the Prudential or 
Center. Copley Square, the Hancock Towers, create signifi- 
SHADOW only of these which might be cant wind problems at the 
considered a sensitive area, ground - generally the taller 
Shadows generated in this has already been affected by the building the more difficult 
development are unlikely to existing buildings. Develop- the wind problem. Careful 
pose severe environmental ment on the Stuart Street tri- architectural design, including 


angle, if no higher than the pedestrian wind protection and 


problems. As the site is 


a 


careful placement of taller 
building elements, can reduce 
wind impact. Specific wind 
studies of design alternatives, 
as well as shadow studies, 
Ah) srouia be part of later plan- 


ning phases. 
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PEDESTRIAN 
CROSSINGS 


One of the more important as- 
pects of the site is its lo- 
cation at the edges of sev- 
erdaleparts of the city. In 
its present condition the site 
is a barrier to pedestrian 
movement. Development offers 
the potential for greatly 
improving connections between 
the South End/St. Botolph's 
and Copley Square/Back Bay 
which should be provided in 
some way within the framework 
of the development. 


1. The connection of the 
South End to Copley Square 

and Back Bay along the 
Dartmouth Street edge of the 
site is critical. Design of 
project along this edge should 
consider extension of the 
Dartmouth Street Mall, in 

some form, to the South End. 


2. There is presently a 
connection crossing the site, 
between Back Bay Station and 
the Prudential Center. This 
movement should be maintained 
in some way in the final 
development. 


3. The Orange Line recon- 
struction by the MBTA, which 
will take place along the 


southern edge of the site, 
provides the opportunity to 
jointly create a track cover- 
ing and pedestrian connection 
to Yarmouth Street and/or the 
Pent Creyesuter 


4. Movement from the St. 
Botolph's ancea, sasmwell as 
the South End, to Copley 
Square might be accommodated 
more pleasantly within the 
site than along Huntington 
Avenue. 


oa 


' y ; 
. a - J no AAS 
\ 
= 76 pa - cs 
yt i ab eile, aay 
- T. asobs “i? 


i> off soisibnes znene 
‘sjeefed of calyeed Some 
one faved , SSaRyS 
yi teetr 10h [siteetegae 


‘ : el eh eee Anc nalvege 


. ae *oehk\oTaALpe yeaiqo?. 
‘ tohivera ed btlyvots 

F 3 efs ninidin yews 
.ananctolave’ 4 


> - ‘o eal tyetries ant 

; vaigeD of faa Ae 

3 poole yea@ wooed. 

- to sole §90792 V0 


. iee i faats loo hy 
ha f ‘ zidt grote: 408k 
>> aolenas ue 
} 
, ila > 22 
42cak ot a 
~. 
» :teon@orcd Re 
* » 518 3 ofa RAST 
- 4 r 37 vet a 
: Pog Ps , - J . Be 
4 7 ty pivd wet » af Bluors 
Sik & vit a: 9: yew 


TRAFFEC 


1. PARKING ON SITE. 


Commercial parking (defined as 
parking for a fee open to the 
public) is controlled by order 
of the U.S. Environmental Pro- 
tection Agency which froze 

the total number of commercial 
spaces as of October 15, 1973. 
No new commercial parking can 
be built unless an equivalent 
number is removed from the ex- 
isting inventory. The "freeze" 
is administered locally by the 
Boston Air Pollution Control 
Commission. Parking for em- 
ployees, hotel guests and cus- 
tomers for which no fee is 
charged is exempt. 


OFFSITE 


Regulations and enforcement is 
needed to control spillover 

parking which already impacts 
the surrounding neighborhoods. 


2. SOUTH END 


The Boston Redevelopment 
Authority (BRA) and the South 
End Committee on Transportation 
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(SECOT) have agreed on princi- 
ples and specifics for circu- 
lation in the South End. These 
are accepted as given for the 
project. The most relevant are 


a. Discouraging of north-south 
through traffic by routing 
traffic around the edges of the 
South End. 


b. A future project, prefer- 
ably to be constructed along 
with the Orange Line recon- 
struction, to extend Herald 
Street from Tremont Street to 
Berkeley and Clarendon, thus 
providing a by-pass route from 
the Back Bay to the Southeast 
Expressway. 


c. The reconstruction of 
Columbus Avenue and Tremont 
Street without increasing ca- 
pacity. Columbus Avenue to be 
a neighborhood circulation 
street and Tremont Street to 
be an arterial street. 


3. ST. BOTOLPH STREET 


St. Botolph and Harcourt Street 
should remain as local streets. 


4. ORANGE LINE 


The MBTA is in the preliminary 
design stage of the relocation 
of the Orange Line and recon- 
struction of Back Bay Station. 
Construction is expected to 
begin in 1979. 


a. Between the South End and 
St. Botolph Street, the tracks 
will be reconstructed at a 
slightly lower elevation and a 
cover built over the tracks. 


b. The Back Bay Station will 
be completely reconstructed to 
provide a station for the 
Orange Line transit, commuter 
rail and AMTRAK. 


c. The Boston and Albany 
tracks will be rebuilt ina 
later stage to accommodate high 
platforms. 


5. RAMPS 


After. the CRC meeting of June 
2, a working group was formed 
to study the possibilities of 
changes to the ramps off the 
Turnpike. The results of this 
was reviewed at Workshop No. 4 
on June 23. The realigning and 
removal of ramps has been 
studied to: (a) give the de- 
veloper better buildable parcelf 
of site; (b) improve pedestrian 
movements along the edges of 
the site and (c) consider chan- 
ges beneficial to the surround- 
ing neighborhoods. The solu- 
tions can be defined into 6 
main categories: 


1. No change. 


2. Removing ramp B and/or ramp 
D and realigning ramp C. This 
has been eliminated because of 
congestion and extra loading 
onto surrounding streets, acces$ 
problems to surrounding sites 
and possible back-up onto the 
turnpike itself. 
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3. Removing ramp C (below) 
Further study. 


4. Realigning ramps B and D 
tos 


(a) connect to Huntington 
Avenue at surface level. This 
has been eliminated because 

of the complex interchange 
that would be required at 
Huntington while losing an 
existing grade separated flow 
and difficulty in getting into 
the Prudential parking garage. 


(b) Run ramp D on the inside 
of ramp B thus avoiding left 
lane to go right and visa 

versa. Further Study (below) 


SveeRealivgningser Stuart 
Street between Dartmouth and 


Huntington 
(a) Build over Turnpike. 


(b) Swap road with Parking 
lot at edge of Turnpike. 
(below) 


6. Combinations of 3, 4, and 
Sy, 


SUMMARY: 


The Central Transportation 
Planning Staff (CTPS) will 
study the changes on the site 
and in the surrounding street 
system caused by the removal of 
Ramp C. They will in addition 
study the traffic impact of 
the proposed new development 
on the system with no changes 
and with Ramp C removed. 
(Option 3). Geometric and 


cost studies will also be made 
of Options 4 (b), 5 (a)ieand 
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IMPACT ON SURROUNDING AREAS 


The areas that will be affect- 
ed by the proposed development 
(800 room Convention Hotel, 2 
high-price department stores 
of 100,000 s.f. each, 500,000 
s.f. of office space) are: 


1. Newbury/Boylston Street. 

A street characterized at the 
end near the Garden by quality 
shopping with Bonwit Teller, 
Brooks Brothers, numerous art 
galleries, restaurants, side- 
walk cafes, clothing stores 

and many other small elegant 
shops. The character of the 
street changes towards Massa- 
chusetts Avenue so that more 
diverse uses appear; including 
apartment rental agencies, art 
and music stores. The mix 
along Newbury Street with the 
area across from the Prudential 
Center is more diverse and the 
area near the Garden similar to 
lower Newbury Street. 


2. Prudential Center has Lord 
& Taylor and Saks 5th Avenue, 
both approximately 100,000 s.f. 
department stores and a mall 
with about 100,000 s.f. of 
smaller stores. 


3. South End Commercial. The 
commercial uses along Columbus 
Avenue and Tremont Street are 
mostly neighborhood oriented. 


As a consequence, the ongoing 
demographic changes in the 
South End are also affecting 
the stability of the neighbor- 
hood businesses. 


COMMUNITY ECONOMIC DEVELOPMENT 


The development will bring in 
increased tax base for the city 
and the state, new employment 
opportunities and business 
opportunities. Early planning 
by the community in cooperation 
with the developer, the state 
and city is essential. In this 
way the new marketing opportun- 
ities, developments, experience 
and financial strength can help 
to leverage and substantially 
aid ongoing economic develop- 
ment efforts. Several areas in 
which this can help are: 


1. Construction jobs. The de- 
veloper is committed to abiding 
by guidelines for minority 
hiring in construction jobs as 
mandated by the Governor for 
state work. This will be writ- 
ten into the lease with the 
Massachusetts Turnpike Authority 
The existing groups to be invol- 
ved include the Building. Trades 
Council, Community Task Force 

on Construction, Third World 
Jobs Clearing House. 


2. Construction contracts and 
business opportunities (retail 
and service contracts). Exist- 
ing groups to be involved in- 


clude the United South End 
Settlement Houses, Greater 
Boston C.D.C., Contractors: 
Association of Boston, Chinese 
Economic Development Council. 
Agencies and programs to be 
considered would include: 
Economic Development Adminis- 
tration, Community Service 
Administration, Small Business 
Administration, State office 
of Minority Business, C.D.F.C. 
(elele 


3. Permanent jobs and train- 
ing. . There are some precedents 
in the area for community in- 
volvement in hiring and train- 
ing. A case study to be con- © 
sidered would be the Riverside- 
Cambridgeport Community Coun- 
cil's agreement with the Hyatt- 
Regency Hotel in Cambridge 
where R.C.C.C. was contracted 
to recruit and screen appli- 
cants for jobs. 


4. Tent City Site. There are 
strong feelings that this de- 
velopment should be the cata- 
lyst to make the parcels 11A 
11B a possible housing site. 
Besides the design considera- 
tions for joint planning, there 
needs to be an exploration of 
the ways in which the developer 
can help. Some of these may be 
front money for architect's and 
other fees; financial backing 
(working capital, increasing 
net worth); tax shelter; finan- 
cing; purchase of land for lease 
The feasibility of a joint ven- 
ture and development with parts 
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of the Turnpike site should be 
studied. Role of the public 
sector is crucial, it can help 
in: land assembly and write- 
down, public improvements, 
Section 8 allocations, etc® 
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Persons Attending 


K. Dun Gifford 
Byron Gilchrest 
Michael Capizzi 
Clark Frazier 
John Herbert 
Dan Roble 
Robert Bennett 
Thomas Reardon 
Rep. Mel King 
Richard Nemrow 
Tunny Lee 
Michael Lerner 
Richard Hall 
Stewart Forbes 
Roy Littlehale 
James Alexander 
John Driscoll 
Roderick McDonald 
Donald Saunders 
Mildred Rothstein 
Walter Kolton 
Anthony Pangaro 
Ken Kruckmeyer 
Ben Thompson 
Bob Patterson 
Frank Keefe 
John Judge 

Dan Ahern 


COPLEY SQUARE REVIEW COMMITTEE 


MEETING OF MAY 19 


Representing 


Great Bay Company 

Executive Office of Transportation 
Massachusetts Turnpike Authority 

South End Committee on Transportation 
Ellis Neighborhood Association 

Dartmouth Place Block Association 

South End Businessmens' Association 
Saint Botolph St. Citizens' Committee 
Fourth Suffolk District 

Neighborhood Association of the Back Bay 
Project Consultant 

Tent City Task Force 

South End Little City Hall 

Boston Redevelopment Authority 

Beacon Hill Civic Association 

South End Historical Society 
Massachusetts Turnpike Authority 

Back Bay Federation 

Back Bay Association 

Neighborhood Association of the Back Bay 
Neighborhood Association of the Back Bay 
South West Corridor Coordinator 
Architect/South West Corridor 

Architect 

OSP 


Back Bay Federation 
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Persons Attending 


Richard Nemrow 
Dan Roble 

John Herbert 
James MacGregor 
Mildred Rothstein 
Roderick McDonald 
Michael Capizzi 
Clark Frazier 
Alfred Howard 
Dick McAllister 
Tom Reardon 

Ken Kruckemeyer 
Tom Metzer 

John Judge 

Bob Patterson 
Ray Ghelardi 
Byron Gilchrest 
Steve Kaiser 
Ben Thompson 
Tunney Lee 

Mark Waltch 
Deborah Poodry 
Glynton LeRoux 
K. Dun Gifford 
Rick Healey 
Martha Stokes 


Persons Attending 


John Judge 
Bob Patterson 
Tunney Lee 


Meeting June 2 


Representing 


Neighborhood Association of the Back Bay 
Dartmouth Place Block Association 

Ellis Neighborhood Association 

Dartmouth Place Block Association 
Neighborhood Association of the Back Bay 
Back Bay Federation 

Massachusetts Turnpike Authority 

South End Committee on Transportation 
Boston Redevelopment Authority 

Boston Redevelopment Authority 

Saint Botolph St. Neighborhood Association 
South West Corridor/MBTA 

Executive Office of Economic Affairs 
State Planning 

State Planning 

Executive Office of Environmental Affairs 
Executive Office of Transportation 
Executive Office of Environmental Affairs 
Architect 

Project Consultant 

Project Consultant 

Project Consultant 

Project Consultant 

Great Bay Co./Urban Investment 

BRA/Legal 

BTA 


Meeting of June 9 


Representing 


State Planning 
State Planning 
Project Consultant 
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Paul Porell 
Caroline Poulas 
Clark Frazier 
John Sawyer 
Roderick MacDonald 
James MacGregor 
Dan Roble 

Hugh Redford 
Tom Reardon 

Ray Ghelardi 
Tom Metzer 
Michael Capizzi 
Mildred Rothstein 
Byron Gilchrest 
Kay Gibbs 

Paul Finfer 
Martha Stokes 
Ken Himmel 
Walter Kolton 
Richard Newrow 
Deborah Poodry 
Glynton LeRoux 
Ben Thompson 


Boston Redevelopment Authority 
Fenway Project Area Committee 

South End Committee on Transportation 
Dept. of Community Affairs 

Back Bay Federation 

Dartmouth Place Block Association 
Dartmouth Place Block Association 
Dept. of Commerce and Development 
Saint Botolph St. Citizens Committee 


Executive Office of Environmental Affairs 


Executive Office of Economic Affairs 
Massachusetts Turnpike Authority 
Neighborhood Association of the Back Bay 
Executive Office of Transportation 
Executive Office of Transportation 
Urban Investment and Development Corp. 
Ben Thompson Associates 

Urban Investment Development Corp. 
Neighborhood Association of the Back Bay 
Neighborhood Association of the Back Bay 
Project Consultant 

Project Consultant 

Ben Thompson Associates 


Meeting of June 16 


Persons Attending 


Tunney Lee 

G. J. LeRoux 
Robert Patterson 
Ken Himmel 

K. D. Gifford 
Mark Waltch 
Michael Lerner 
John Herbert 
Dan Roble 

Peter Menconeri 
Rod MacDonald 
Alfred Howard 
Michael Capizzi 
Julia Binkerd 
Mildred Rothstein 


Represention 


Consultant 

Consultant 

Office of State Planning: 
Urban Investment & Development Co., Inc. 
Great Bay Co. 

Consultant 

Tent City Task Force 

Ellis Neighborhood Assoc. 
Dartmouth Place Block Assoc. 
BRA 

Prudential Insurance Co. 

BRA 

M.T.A. 

Ben Thompson Assoc. 
Neighborhood Assn. Back Bay 
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Paul Porell 
Clark Frazier 
Martha Stokes 
Ken Kruckemeyer 
Steve Kaiser 
Raymond Ghelardi 
Roy Littlehale 
Tom Reardon 
John Sawyer 
Richard Newcomer 
Tom Metzer 
Caroline Poulas 
Ted Landsmark 
Kay Gibbs 

Dan Ahern 

Paul Finfer 

D. Poodry 


Persons Attending 


John J. Judge 
Clark Frazier 
Martin Gopen 

Paul Porell 
Deborah Poodry 
Roderick MacDonald 
Dominic C. Beroldi 
Barry J. Laterman 
Dan Robie 

John Herbert 

Roger P. Lang 
Fred Winnigan 

Tom Hetzer 

Steve Kaiser 
Raymond Ghelardi 
Ben Thompson 

Mark Waltch 


BRA 

SECOT 

Benjamin Thompson Associates 
South West Corridor 

EOEA 

EOEA 

Beacon Hill Civic Assn. 

Saint Botolph Citizens Committee 
DCA 

N.A.B.B. 

Economic Affairs 

FenPAC 

SEPAC 

EOTC 

Back Bay Assn. 

Urban Investment & Development Co. 
Consultant 


June 23, 1977 


Representing 


State Planning 

SECOT 

South End Project Area Comm. (SEPAC) 
BRA 

Project Consultant 

Prudential Center 

Cosmopolitan Neighborhood Assoc. 
Cosmopolitan Neighborhood Assoc. 
Dartmouth Place Block Assoc. 
Ellis Neighborhood Assoc. 

Back Bay Architectural Comm. 
Waltch Assoc. 

Economic Affairs 

EOEA 

EOEA 

Project Architect 

Consultant 
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John T. Driscoll 
Michael J. Capizzi 
Ken Kruckermeyer 
Ken Himmel 

Rick Bohn 

. Walter L. Kolton 
William J.P. Cleary 
James Damery 
Mildred Rothstein 
Richard Nemrow 
Ken Campbell 
Robert Patterson 
Byron Gilchrest 
Aifred Howard 
Martha Stokes 
Michael Lerner 
Dun Gifford 

Tom Reardon 

Roy Littlehale 
Donald Saunders 
Robert Kroin 
Lawrence Koff 
Jero Nesson 

Paul Finfer 

Frank Keefe 


Massachusetts Turnpike Authority 
Massachusetts Turnpike Authority 
Southwest Corridor - MBTA 

Urban Investment and Develop. Co., Inc. 


Fenway Project Area 
Neighborhood Assoc. 
Boston Bldg. Trades 
Boston Bldg. Trades 
Neighborhood Assoc. 
Neighborhood Assoc. 


Comm. 

of the Back Bay 
Council 

Council 

of the Back Bay 
of the Back Bay 


46 Dartmouth St. (Resident) 


State Planning 
EOTC 
BRA 


aE a Thompson Assoc. 


Ten 
Great Bay Co. 


City Task Force 


Saint Botolph Citizens' Gomn. 
Beacon Hill Civic Assoc. 


Back Bay Assoc. 


DCA 


Urban Investment & Development Co. 


State Planning 
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The following documents give greater detail on the topics 
discussed. They can be obtained either from the sponsoring 
agencies as noted or from John Judge, Office of State 
Planning, 727-8990. 


1. Draft Environmental Impact Statement, Orange Line 
Relocation and Arterial Street Construction; February 
1977 (from MBTA Southwest Corridor Office, 131 Clarendon 
Street, Boston, MA). 


2. A Growth Strategy for Boston's Hotel and Convention 


Industry, BRA, 1976. (From Lawrence Kopp, Boston Redevelopment 
Authority). 


3. Memorandum of Understanding between the Massachusetts 
Turnpike Authority and U.I.D.C. 


4. Environmental Protection Agency, Implementation Plans; 
Transportation Control Plan for Boston, Massachusetts, 
June 12, 1975. (From John Judge, OSP). 


5. BRA Statement on South End Transportation Issues, 
5-10-74; and response memo from SECOT. (From Paul Porrell, 
Boston Redevelopment Authority). 


6. Letters of concern from members of the Citizen's Review 
Committee, (CRC). (From John Judge, OSP). 


7. Discussion summaries of CRC workshops. (From John Judge, OSP). 
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